
DEVELOPMENT REVIEW BOARD REPORT 

MEETING DATE: June 9, 2005    ITEM NO. ___10____ 
    
 

CASE NUMBER/ 
PROJECT NAME 

ASU-Scottsdale Center for New Technology and Innovation 
26-ZN-2004 
   

LOCATION Southeast corner of Scottsdale Road & McDowell Road 

REQUEST Review requested development standards for the ASU/City of Scottsdale 
Planned Community District zoning application. 
 

OWNER City of Scottsdale, Arizona  
 

DEVELOPER - Arizona State University 
Foundation 
- Higgins Dev. Partners 
- The Plaza Cos. 

ARCHITECT/ 
DESIGNER 

Pei, Cobb, Freed & Partners 
DMJM Design Architects 
 

APPLICANT/  
COORDINATOR 

Lisa Collins c/o 
City of Scottsdale 
480-312-7616 

BACKGROUND Zoning/History. 
The City of Scottsdale is processing a rezoning case for the approximately 42 
acres that was the old Los Arcos Mall site.  The current zoning is C-3 (Highway 
Commercial) and C-S (Regional Shopping Center) District.  The City is seeking 
to rezone to a PC (Planned Community) District.  
 
In July 2004, the City Council adopted Resolution No. 6512 authorizing 
acquisition of the property by the City of Scottsdale.  Committed to increasing 
its standing as a national research facility through expansions within the Valley, 
the ASU Foundation approached the City regarding the potential of developing 
a new creativity campus of approximately 1.2 million square feet on the former 
Los Arcos Mall site. On August 9, 2004, the City of Scottsdale (landlord) and 
ASUF Scottsdale LLC (tenant) entered into a 99-year lease agreement (with an 
option for a second 99-year extension) for 37-acres of the site for development 
of the “ASU/Scottsdale Center For New Technology and Innovation”.  The 
lease outlined the parameters for developing the site with a research/office park 
focus including support retail, restaurant and residential uses.  The City retained 
5-acres of the property for future development (See Attachment 2A). 
 
An ASU Scottsdale Ad Hoc Advisory Working Group was selected by the City 
Council on November 16, 2004.  This group of eleven citizens met weekly 
working with city staff and Urban Design Associates (UDA) to provide 
community perspective and seek neighborhood input.  They hosted a series of 
focus groups with residents, commercial property owners and other community 
leaders to gather input on planning concepts relating to: opportunities and 
constraints for the Scottsdale McDowell Road Corridor; a framework plan for 
the ASU Scottsdale site; and land use options for the 5 acres retained by the city.   
The Working Group was presented with information on a range of topics that 
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provided the basis for a Design Charrette during the week of January 10, 2005.  
The meeting topics leading up to the Design Charrette included: Economic 
Vitality and Land Use; Public Open Space and Sense of Place; Connections and 
Integration of Pedestrian, Vehicular, Bicycle and Transit to Adjacent Areas; 
Revitalization Opportunities and Techniques; and the Parameters of 
Development.   

The week-long Design Charrette utilized information and comments gathered 
over the weeks of working group meetings and the initial focus group meetings 
to generate conceptual framework plans and design guidelines along with 
guiding principles for the area.  The Community Workshop on Thursday evening 
of the Charrette week included a presentation on ideas for the site and 
surrounding areas along with an additional series of focus groups with the 
attendees to get more feedback on the ideas presented.   

The community perspectives and neighborhood input gathered during the public 
outreach process are reflected in a report (Attachment 6).  The report provides 
general background, vision and guiding principles, and development guidelines.  
Over 200 individuals participated and provided information and comments to 
help create this document. 
 
Context. 
The site is located at the major intersection of Scottsdale Road and McDowell 
Road.  The site has significant frontage along the McDowell Road corridor, 
Scottsdale Road (City’s namesake road) and 74th Street, a street that accesses the 
residential neighborhoods to the north and south of the site.  The uses along both 
Scottsdale and McDowell Roads are primarily commercial in nature. 
Adjacent Uses:   
• North:  Auto dealer and various commercial/restaurant uses (C-3 and C-4) 
• South:  Multi and single family neighborhoods (R-5 – Multi-Family and R1-

7, Single Family Residential) 
• East:  Commercial and religious use (C-S) 
• West:  Commercial uses (C-3) 
 

APPLICANT’S 
PROPOSAL 

Applicant’s Request.  
The request is for the Development Review Board (DRB) to hear the proposed 
modification to the development standards allowed under the PC District.  
Pursuant to Section 5.2102.C. of the City of Scottsdale zoning regulations, the 
DRB shall first review the proposed modification to the development standards.  
The PC District regulations further state that all land uses within the district shall 
conform to the property development standards of the comparable zoning district 
unless amended by the City Council.  The proposed PC District is utilizing land 
uses comparable to the PRC (Planned Regional Center), C-O (Commercial 
Office) and I-1 (Industrial Park) zoning districts. 
 
With restrictions appropriate for an innovation center, the City proposes 
development standards in which the Planning Commission and City Council 
must find that the standards and any amendment to the standards ‘produce a 
living environment, landscape quality and life-style superior to that produced by 
the existing standards.’  The following table depicts the development standards 
requested. 
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CATEGORY DEVELOPMENT  STANDARD

VOLUME RATIO Volume ratio. In no case shall the volume of any structure exceed the product of the net lot area of 
the P-C site in square feet multiplied by sixteen (16) feet.

No building shall exceed sixty (60) feet in height except as otherwise provided in Article VII or this 
subsection.

Where the City Council determines that a freestanding ornamental monument meets the criteria 
set forth below to justify a height greater than that normally allowed within the P-C zone, the City 
Council may approve a height for a freestanding ornamental monument in excess of the height 
allowed in the P-C zone. A freestanding ornamental monument shall not include signage. 
a.     The Development Review Board and Planning Commission shall review and pass a 
recommendation on to the City Council based upon the following criteria: 
(1)     Amended height for such monument shall be based on the context and character of the site 
and surrounding area. 
(2)     Such monument shall take into account Scottsdale's history and location within the Sonoran 
Desert environment. 
(3)     Such monument shall be designed so as to provide a focal point, which provides scale and 
balance to a particular site. 
(4)     Such monument will be considered a community amenity and add to the city's quality of life. 
(5)     Such monument shall be accessible by pedestrians and not isolated in site design. 

FRONT YARDS
A minimum of twenty-five (25) percent of the total open space requirement shall be provided as 
frontage open space to provide a setting for the buildings, visual continuity within the community, 
and a variety of spaces in the streetscape

Buildings thirty-six (36) feet or less in height shall be set back not less than fifty (50) feet from any 
residential zoning district.  Buildings more than thirty-six (36) feet in height shall be set back not 
less than two (2) feet for each foot of building height from any adjacent residential zoning district. 

All operations and storage shall be conducted within a completely enclosed building or within an 
area contained by a wall or fence as determined by site plan or Development Review Board 
approval.

In no case shall the open space requirement be less than twenty (20) percent of the net lot area 
except as provided in section 5.2604C.3. 

The P-C district shall have a portion of the development oriented towards a courtyard or mall with 
buildings enclosing the courtyard, and opening onto the courtyard from at least three (3) sides. The 
courtyard or mall shall be a minimum of one (1) percent of the net lot area of the P-C. site in 
square feet. The courtyard or mall shall be considered to be open space. If, in the opinion of the 
Development Review Board, a suitable alternative design solution is presented, the courtyard 
requirement may be waived.Open space required under this section shall be exclusive of parking 
lot landscaping required under the provisions of article IX of this ordinance.  

1. Hotels or motels shall provide a minimum gross land area of two thousand (2,000) square feet of 
land per guest room.                                                                                            

2.  Dwellings shall provide a minimum gross land area of two thousand (2,000) square feet per 
dwelling unit. Floor area devoted to dwellings shall not be included in calculating maximum floor 
area as provided in section 5.2604A. 

PROPERTY SIZE The gross land area on which there is a P-C. development shall not be less than twenty-five (25) 
acres. 

OFF-STREET PARKING
The provisions of article IX shall apply, except all non-office commercial uses shall be parked at 1 
space per 300 gross square feet.  Structured parking shall not be calculated towards provided floor 
area ratio and provided volume.

SIGNS The provisions of article VIII shall apply except a master sign plan shall be submitted at the time of 
development review application. 

SIDE AND REAR YARDS

OPEN SPACE REQUIREMENTS 

BUILDING HEIGHT 

DENSITY 

ASUF/COS DEVELOPMENT STANDARDS

FLOOR AREA RATIO  In no case shall the gross floor area of a structure exceed the amount equal to eight-tenths 
multiplied by the net lot area of the P-C site in square feet. 
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DISCUSSION 
  
 
 

Existing and Comparable Zoning Districts: 
The existing zoning districts, Highway Commercial and Regional Shopping 
Center, by their names create a development that allows for typical suburban-
type commercial and a mall type development.  The proposed PC District 
attempts to utilize land uses from three different zoning districts.  The goal of the 
Arizona State University-Scottsdale Center for New Technology and Innovation 
is to create development that has a research and technology oriented set of uses 
with a site plan that embraces a more infill/pedestrian building pattern that 
incorporates buildings/storefronts along the street, large shaded sidewalks, 
hidden parking facilities and an open to public feel.  In order to accomplish this 
goal, the City proposed utilizing the PC District to create a set of development 
standards that allows this type of built environment. 
 
Proposed Zoning and Development Standards: 
Under the provisions of the PC District, the regulations from the comparable 
zoning districts of PRC, C-O and I-1 set the base for the development standards.  
 
Attachment #1 outlines the proposed amendments to the development standards 
that the DRB is requested to review per the zoning ordinance.  The development 
standards do the following: 

• Set the building height at 60 feet (same as the PRC zoning district).  The 
additional parapets and enclosures for mechanical screening purposes 
are still allowed above the 60 foot height limitation, per Section 7, 
General Provisions; 

• Set the maximum Floor Area Ratio (FAR) for each of the parcels at .8 
(Same as the PRC District); 

• Establish a 30 foot building setback from curb which creates a large 
sidewalk and double tree planting area on either side of the sidewalk 
between the street and building face for the purposes of creating an 
urban type open space versus a suburban type open space; 

• Set parking requirements at 1 space per 300 square feet of gross floor 
area; and  

• Decrease building setbacks to allow a more pedestrian oriented 
environment with parking facilities screened and located away from 
public and pedestrian spaces.  

 
Proposed Amendments to the PC Development Standards: 
The main development standard differences are discussed below. The 
amendments to the PC standards also provide clarification and eliminate certain 
minor provisions in the PC district not applicable to this site.  
• Floor Area Ratio - .8 excluding verbiage limiting square footage of non-

residential buildings. 
Justification: 
The .8 FAR is consistent with the PRC District and the lease agreement.  
The only modification is reflected in the additional language of the PRC 
FAR requirements that limits office floor area in non-residential buildings to 
forty (40) percent and limits dwellings not to exceed fifty (50) percent of 
non-residential buildings.  This language was meant to ensure a balance of 
mixed land uses so that one land use did not dominate the non-residential 
buildings.  The additional language does not allow for the predominantly 
research and office center with support retail and residential land uses to 
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develop buildings with office to retail and office to residential uses above 
those limits.   

• Open space – How open space requirements are calculated as the height 
of buildings increase and frontage open space requirements under the 
front yard provision.  
Justification: 
The wording of the ordinance within the PRC District requires additional 
open space for the higher the buildings develop on the site.  The language 
also says this open space requirement shall not exceed 20% of the net lot 
area.  The proposed modified development standard simply states that there 
be a minimum of 20% open space on site, essentially requiring the same 
amount with straightforward language.  In addition, stipulations add 
language to provide streetscape features along Scottsdale, McDowell and 
74th Street and internal streets and public outdoor gathering space 
requirements.  This additional language is not considered an amended 
development standard because it provides for additional open space and 
building setbacks requirements.  The goal of the additional language is to 
create a more urban/pedestrian environment by placing the buildings closer 
to the sidewalks and street frontage.  By removing the language regarding 
the frontage open space calculations, the development standards create a 30-
foot open space/pedestrian amenity area with large sidewalks, densely 
planted tree rows on either side of the sidewalk and building enhancements 
to engage the pedestrian.  

• Parking calculations – 1 space for every 300 square feet of gross floor 
area.  Parking Structures are excluded from floor area ratio and volume 
ratio calculations. 
Justification: 
The 1 space per 300 square feet of gross floor area is consistent with office 
type uses, but not the retail type land uses that use a 1 space to 250 square 
feet ratio. The 1:300 method of calculating required parking is simplified 
because of the mixed-use nature of the development. The calculation is 
related to the primary uses on this site, which are office, research and 
development uses, retail and restaurant uses.  Because of the limited amount 
of retail/restaurant uses (135,000 square feet per the lease between ASUF 
and the City) and the design of the main boulevard with on-street parking 
does not require intense parking areas for the non-office type uses.  
Residential uses will still be calculated per the zoning ordinance 
requirements. 
   
In addition, with the design of the framework plan, which screens the 
proposed areas where parking structures would be located, the overall mass 
(volume) of the structures is minimized.  The intent of the proposed PC 
District development standards is to create a more urban/pedestrian 
environment.  By placing the parking in structures, the site will have less at-
grade parking fields and more open space opportunities.  Therefore, similar 
to the city’s Downtown Ordinance where there are no volume limits and no 
open space requirements, the amended standard regarding not calculating 
parking structures into the floor area ratio and volume will enable the floor 
area and volume requirements to be applied to the buildings along the public 
streets and the main east/west boulevard to screen the parking structures. 

• Building step back requirements  
Justification: 
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The building height allowed in this district is 60 feet.  This height is most 
comparable to the PRC district, which includes an additional building step 
back provision.  A step back requirement discourages the placement of all 
buildings 60 feet high either along the street or near abutting residentially 
zoned parcels.  The provision in the PRC calls for buildings to be stepped 
backed 2 feet for every one-foot higher than 36 feet.  The re-zoning 
application has stipulations that require a percentage of the buildings along 
the main street (McDowell, Scottsdale and 74th) frontages be placed along 
the street but in no case shall all 60 foot high buildings be located at the 30 
foot setback line.  There proposed open space and pedestrian circulation 
plans also indicate pedestrian connections through the buildable areas to 
establish a set of development conditions that will create a pedestrian, 
campus-like development without a dominant 60 foot high mass along each 
of the street frontages (Attachment #5 – Draft Stipulation). 

 
OTHER BOARDS AND 
COMMISSIONS 

The zoning case will proceed to the Planning Commission for a recommendation 
and then onto the City Council for a final decision on the proposed zoning.  As 
the project evolves and phases begin to take shape on the site, staff is committed 
to keeping the DRB informed with status reports.  The DRB will also review the 
future phases of this proposal from a site planning and building design 
perspective. 
 

DEVELOPMENT 
REVIEW BOARD 
RECOMMENDATION 
 
 

The DRB is required to review the proposed modification to the development 
standards (Attachment #1).  The DRB should forward a motion, with regards to 
the amended development standards, with a recommendation for approval, 
approval with conditions or denial.  If the Board chooses any of these options, it 
would be beneficial that the Board offer their comments so as to inform the 
Planning Commission and City Council the reason for their recommendation. 
 

STAFF 
RECOMMENDATION 

The proposed limited amendments to the PC District development standards 
implements the vision of the ASU-Scottsdale Center as outlined in the lease 
agreement.  They also support the recommendations of the ASU-Scottsdale Ad 
Hoc Advisory Working Group. Staff recommends approval, subject to the 
attached stipulations. The proposed amended standards will facilitate the creation 
of a new hub, mixed-use center in Scottsdale’s revitalization area. 
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STAFF CONTACT(S) Lusia Galav, AICP 
Development Planning Manager 
Phone:  480-312-2506 
E-mail: lgalav@scottsdaleaz.gov  
 
 

APPROVED BY  
 
Lusia Galav, AICP 
Report Author 
 
 
 
Ed Gawf 
Deputy City Manager 
 

ATTACHMENTS 1. Amended Development Standards 
2. Applicant’s Narrative 
2A.       Development Plans 
3. Context Aerial 
3A. Aerial Close-Up 
4. Zoning Map 
5. Stipulations/Zoning Ordinance Requirements 
6. Ad Hoc Advisory Group Design Guidelines and Development 

Framework  
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Attachment 2A- Development Plans 
 
 
 
 
 
 
 
 

The above attachment is on file at the City 
of Scottsdale-Current Planning Office,  
7447 E Indian School Road, Suite 105 
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Attachment #6-Design Guidelines and Development 
Framework for the ASU-Scottsdale Center for New 
Technology and Innovation and the Surrounding 

Area. 
 
 
 
 
 
 

The above attachment is on file at the City of Scottsdale-
Current Planning Department,  7447 E Indian School Road, 

Suite 105. 
Or you can review this document on the web at 

http://www.scottsdaleaz.gov/ASUScottsdale/guidelines

http://www.scottsdaleaz.gov/ASUScottsdale/guidelines
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